
 
 
 

PLANNING COMMITTEE 
 
 

Report of: Director of Community Services 
  
Date: 15 June 2021  
 

 
Application No.: 21/0014/PA 
  
Proposal: Phase 3: Erection of a further 20 holiday lodges; 

managers/security dwelling with linked 'meet and greet' 
office building; creation of amenity lake, landscaping and 
biodiversity enhancements 

  
Location: Heatherton World of Activities, St Florence, Tenby, SA70 

8RJ 
  
Applicant: Mr Charles Davies of Heatherton Country Sports Park Ltd 
 

 
THIS APPLICATION IS FOR COMMITTEE CONSIDERATION AS IT IS FOR 
TOURISM DEVELOPMENT ON A SITE EXCEEDING 0.5 HECTARE IN AREA 
(PARAGRAPH 1(g) OF THE SCHEME OF DELEGATION)     
 
1. Recommendation: 
 
1.1 It is recommended that the application be REFUSED for the following reasons: 

 

 The proposed Holiday Lodges fall within the legal definition of a 
caravan (as they are designed for human habitation and structures 
capable of being moved from one place to another). Due to the location 
of the Holiday Lodges outside the defined settlement boundary for St 
Florence (or any other any settlement), this would not represent a 
sustainable location for this type of extension to existing caravan 
development having regard to the detailed policy criteria of policy 
GN.19 (Static Caravan Sites). Furthermore the development would 
result in an unjustified visual impact in a countryside location. As such, 
the proposal conflicts with the strategic aims of policies SP 1 
(Sustainable Development) and SP 5 (Visitor Economy), criterion 1 of 
policy SP 16 (The Countryside), criterion 1 of policy GN.1 (General 
Development Policy) and criterion A of policy GN.19 (Static Caravan 
Sites) of the Local Development Plan (adopted 28 February 2013). 
There are no material considerations which justify making an exception 
to the requirements of the Development Plan.  
 

 The proposed manager’s dwelling fail’s to demonstrate that there is a 
clearly established functional need for a full-time worker, that the 
enterprise is financially sound and that any functional need could not be 



 
 

fulfilled by other accommodation in the locality. The development is 
therefore contrary to the guidance set out in paragraph 4.41 of Welsh 
Government Tan 6 (Planning for Sustainable Rural Communities) and 
the associated practice guidance (Rural Enterprise Dwellings). As a 
result the proposal represents unjustified residential development in the 
countryside contrary to the rural restraint strategy of the Local 
Development Plan. Therefore, the development is contrary to policies 
SP 1 (Sustainable Development), SP 16 (The Countryside), GN.1 
(General Development Policy) and GN.26 (Residential Development) of 
the Local Development Plan (adopted 28 February 2013). 

 

 The proposed ‘meet and greet’ facility would provide positive social 
impacts through the offer of additional facilities, which would provide an 
enhancement to the existing facilities. However, it has not been 
demonstrated that this building would be constructed to best practicable 
environmental standards. As such, whilst this element of the 
development would comply with the strategic aims of policies SP 1 
(Sustainable Development), SP 5 (Visitor Economy), SP 16 (The 
Countryside) and criterion 1 of policy GN.20 (Site Facilities on Existing 
Caravan and Camping Sites) of the Local Development Plan (adopted 
28 February 2013) it would not comply with criterion 2 of this policy. 

 

 Devonshire Drive currently has a strong landscape character with 
mature growth, especially to the Heatherton side. There is little visual 
intrusion from the existing development, however given the proximity of 
the proposed lodges to the northern site boundary this site would be 
visually prominent. The proposed development includes localised 
patches of planting into the existing hedge, but no detail has been 
provided, in order to achieve an acceptable scheme. Due to the policy 
conflict in relation to the principle of development and in the absence of 
an acceptable landscaping scheme, the proposed development would 
adversely affect landscape character and quality and would result in 
visual intrusion. As such, it is considered that the development conflicts 
with the strategic aims of Policy 16 (The Countryside) and detail of 
criterion 3 of Policies GN.1 (General Development Policy) of the Local 
Development Plan (adopted 28 February 2013). 

 

 Based on the information submitted, the application contains insufficient 
information in respect of ecological management of the site and the 
impact the development could have on connected sensitive sites. In the 
absence of a Landscape Ecological Management Plan, Construction 
Environmental Management Plan and lighting scheme the proposed 
development would have a significant impact upon ecology. As such, 
the proposed scheme would not respect or protect the natural 
environment therefore conflicting with the requirements of criterion 4 of 
policy GN.1 and the requirements of policy GN.37 (Protection and 
Enhancement of Biodiversity) of the Local Development Plan (adopted 
28 February 2013). 
 

 The proposed development has not been designed in a way, which 



 
 

would ensure accessible accommodation for all users including the 
provision of a holiday lodge which would be accessible for wheelchair 
users, consideration about internal layout or provision of accessible car 
parking spaces. Based on the information submitted with the application 
the proposed development would not achieve a flexible and adaptable 
design, which creates an inclusive and accessible environment for 
users. As such, the proposal conflicts with criteria 4 and 5 of policy 
GN.2 (Sustainable Design) of the Local Development Plan (adopted 28 
February 2013), and would not comply with the statutory duty of the 
Equality Act 2010. 
 

___________________________________________________________________ 
 
2. Main Issues 
 
2.1 The main issues raised by this application are: 
 
  Whether the principle of development is acceptable (Policies SP 1, SP 5, 

SP 16, GN.19, GN.20, GN.26 and Technical Advice Note 6) 
  Impact on character and appearance of the area, and local amenity 

(Policies GN.1, GN.2 and GN.38) 
  Whether there are any material considerations sufficient to outweigh the 

policy presumption against Policy GN.19 
 
3. Description of site 
 
3.1 The application site comprises a parcel of land extending to approximately 

three hectares within the tourist attraction known as Heatherton World of 
Adventures, the majority of the application site currently comprises part of the 
golf course. There are existing holiday lodges and glamping accommodation 
to the immediate south of the application site, a glamping site to the north 
east, an activity park to the south west and other caravan sites at New 
Minerton and Trefalun to the north of the site beyond Devonshire Drive. The 
site is located approximately 1.5 kilometres to the north-east of St Florence. 
Access to the site is gained from an existing access from the northern side of 
the B4318 which provides a road link between Sageston and Tenby.  

 
4. Proposal 
  
4.1 This full planning application seeks permission for the erection of a further 20 

holiday lodges, a manager’s/security dwelling with a linked ‘meet and greet’ 
office building, creation of an amenity lake, landscaping and biodiversity 
enhancements.  

  
4.2 The proposed layout would be similar to the existing site arrangements, with the 

20 holiday lodges positioned around, and orientated to overlook the lake. Two 
different size and design of lodges are proposed, however both would be single 
storey in nature. Lodge Type A would have a footprint of approximately 77 
square metres and internally would contain an open plan kitchen, dining living 
area along with two bedrooms and associated bathrooms. Lodge Type B would 
have a footprint of approximately 86 square metres and internally would contain 



 
 

an open plan kitchen, dining living area along with three bedrooms and 
associated bathrooms. External decking is proposed for both lodge types. The 
siting of the different lodge types would be mixed through the site, with the need 
for adjustment to topography in some areas to provide level areas for the 
lodges.  

  
4.3 The proposed manager’s dwelling and meet and greet office would be located 

in the corner of a field adjacent to the access road by phase one of the lodge 
development adjacent to a telecom mast which would be retained. The dwelling 
would be positioned centrally in this part of the site and orientated with its front 
elevation facing south. The linked office building would be sited closer to the 
road frontage. The proposed two storey dwelling would comprise a four 
bedroom detached dwelling with a ridge height in the region of 7.5 metres and a 
floorspace of approximately 250 square metres. The ‘meet and greet’ office 
building would replace the existing portacabin and be linked to the side of the 
dwelling by a timber pergola. This building would be single storey in nature with 
an overall ridge height of approximately 5 metres and a floor area of 
approximately 56 square metres. External material would include a standing 
seam roof covering, upvc windows and doors and painted render and 
composite cladding. Existing boundary treatments would be retained with a new 
hedgbank and tree planting on the open eastern and northern boundaries.  

  
4.4 The proposed amenity lake would be irregular in shape and would have a depth 

of in the region of 1.75 metres. The perimeter banks would be shaped where 
required, with a new embankment formed around the lower southern levels of 
the lake. The existing stream/ditch would be linked to the new lake towards the 
north-east, with a new overflow ditch formed at the lower end of the ditch. A 
grassed communal area to the south east of the lake is proposed. Other 
landscaping includes new areas of tree planting, infill planting and replacement 
planting for the existing trees on the golf course, which would need to be 
removed to facilitate creation of the lake. 

 
5. Relevant Planning History 
  
5.1 There is an extensive planning history for the Heatherton Activity Park, the 

most recent relevant history relating to this application is as follows: 
  
5.2 Full planning permission was granted on 22nd May 2014 (ref. 12/1105/PA) for 

additional attractions at Heatherton, along with 33 log cabins (caravans) and 16 
yurts. A non-material amendment to this permission was granted on 15th May 
2015 for a modification to allow five of the approved yurts to take the form of 
alternative style glamping structures (ref. 15/0088/NM).  

  

5.3 A Screening Opinion for the proposed holiday village exceeding 0.5 hectares in 
area has been adopted to the effect that the development is not Environmental 
Impact assessment (EIA) development. 

 
6. Evaluation: 
 
 Whether the principle of development is acceptable 
  



 
 
6.1 Heatherton is an established tourist attraction which provides a wide range of 

activities, support facilities and holiday accommodation operating 12 months of 
the year. Planning permission was granted in 2014 for holiday accommodation 
on the site, comprising 33 holiday lodges (which fall within the legal definition of 
a caravan) and 16 units of glamping accommodation. This planning permission 
has been implemented on a phased basis to create a site known as Florence 
Springs. A small number of the lodges are owner occupied with the majority 
retained in Heatherton’s ownership and marketed as rental properties. This 
application represents a further phase to the existing development and would 
introduce a further 20 holiday lodges (also falling within the definition of a 
caravan) to the site, to strengthen the existing business model. The application 
states that these would be marketed on a rental basis. Other aspects of the 
application include a manager’s/security dwelling, ‘meet and greet’ office 
building and landscaping including the creation of an amenity lake. There are 
three main aspects to consider when assessing the principle of development, 
the holiday lodges, manager’s dwelling and the ‘meet and greet’ office. These 
will be considered in subsequent paragraphs.  

  
6.2 During the course of the application, the applicant and agent have confirmed 

that the proposed holiday lodges are the same moveable structures that 
already exist on the site. Therefore, the proposed holiday lodges would fall 
within the legal definition of a caravan and the planning statement submitted 
with the application confirms this point.  

  
6.3 Criterion A of policy GN.19 (Static Caravan Sites) supports the provision of 

new static caravan sites, or the extension to existing sites by an increase in the 
number of pitches where they are located within a defined settlement 
boundary. This policy approach has been adopted due to the bedspace 
provision of static caravan pitches across Pembrokeshire exceeding demand. 
Further to this some static caravan sites prove visually intrusive and as such 
may be detrimental to the overall quality and viability of tourism in 
Pembrokeshire due to the degree of permanence of the visual impact 
associated with sites of this nature. To prevent further detrimental impacts, 
policy GN.19 only allows for new sites, or extensions which result in an 
increase in pitch numbers, to be developed within defined settlement 
boundaries. In this instance, the site would be outside the settlement boundary 
for St Florence (or any other settlement), and as such this element of the 
proposal fails to comply with criterion A of policy GN.19. 

  
6.4 The second main part of the application would involve the erection of a 

manager’s dwelling. This facility is proposed to be sited on an open parcel of 
land opposite the Phase 1 lodge development. The applicant has explained the 
background to and justification for this element of the proposals. This 
essentially centres on the perceived need for a permanent presence on the site 
due to the suggested serious and increasing security issues on the site, the 
change in family circumstances and the desire for a much improved and 
modern ‘meet and greet’ facility to serve this part of the Heatherton site. 

  
6.5 Criterion 5 of policy GN.26 (Residential Development) permits residential 

development in the countryside, in the form of a Rural Enterprise Worker’s 
Dwelling, in cases where a functional need for the dwelling has been 



 
 

demonstrated. Technical Advice Note 6 (Planning for Sustainable Rural 
Communities) provides the detailed policy criteria for considering this type of 
residential development. Rural Enterprise Dwelling Appraisals should 
accompany applications of this type and they should detail the functional need, 
include a time test for a full time worker, assess the financial stability of the 
enterprise and its ability to finance the dwelling and satisfy a test that there are 
no other suitable dwellings which would fulfil the need. In addition, it needs to 
be demonstrated that the detail of the scheme is acceptable in planning terms. 
Limited information has been submitted with this application. The justification 
put forward in relation to the functional need for an on-site presence is largely 
based on security and the convenience of an on-site presence for the lodges. 
In terms of labour, it is claimed that the duties associated with security and 
management of guests is a 24 hour task and this time commitment is sufficient 
to address the time test. However, no information has been provided to 
establish whether the labour requirement would be that of a full time worker. 
With regard to the financial sustainability of the enterprise, a business plan 
overview has been provided which explains the level of investment which has 
taken place to date but this does not provide details of accounts or profitability 
to justify, sustain or fund a dwelling on site. In terms of the other dwellings test, 
the application explains that although there are other dwellings (linked to 
farming) in the locality, these directly serve the farm and are away from the 
main Heatherton site. Whilst it is explained that all the Directors of the business 
will continue to be involved in the long term running of both the farm and 
Heatherton, and will continue to live in their existing houses, the Directors are 
now looking to slowly step back and allow the next generation to continue the 
running of the Heatherton business. In the event the other Rural Enterprise 
Dwelling tests would be satisfied, it is considered that the proposed dwelling 
would be appropriately located to serve its intended need as it would be 
integrated into the wider development. This compliance with the ‘acceptability 
in planning terms’ test does not overcome the failure to meet the other Rural 
Enterprise Dwelling tests and therefore this part of the proposal does not 
comply with policy GN.26 or the guidance in TAN 6.  

  
6.6 The proposed ‘meet and greet’ facilities would replace a temporary cabin. 

Internally this would comprise a reception and office area. No retail facilities are 
proposed. It is considered that the proposed building would be modest in scale 
and provide an enhancement to on-site facilities, and at the same time would 
not undermine the viability or vitality of a facility in a nearby settlement as 
required by criterion 1 of policy GN.20 (Site Facilities on Existing Caravan and 
Camping Sites). Criterion 2 of policy GN.20 requires the proposed building to 
be constructed to best practicable environmental standards. No detailed 
information has been provided in respect of how the building would meet this 
requirement and therefore it has not been demonstrated that the proposal 
complies with this criterion. 

  
6.7 The lodges would provide additional holiday accommodation which would 

provide some positive economic and social impacts through the offer of 
additional and diverse holiday accommodation within the locality and the 
generation of expenditure which would support the local economy. As such, the 
principle of this aspect of the development would in part comply with the 
strategic aims of Policies SP 1 (Sustainable Development) and SP 5 (Visitor 



 
 

Economy) of the Local Development Policy (LDP). However, due to the 
location outside the defined settlement boundary for St Florence (or any other 
settlement) this would not represent a sustainable location for the purposes of 
the detailed policy criteria. Therefore the lodge development would conflict with 
the aims of Policy SP 1 along with criteria of Policy SP 16 (The Countryside) 
and criterion A of Policy GN.19 (Static Caravan Sites) of the LDP. 

  
6.8 In terms of the dwelling, limited justification has been provided for new 

residential development in this location and therefore the proposal for a 
manager’s dwelling fails to demonstrate that there is a clearly established 
functional need for a full-time worker, that the enterprise is financially sound 
and can finance the proposed dwelling and that any functional need could not 
be fulfilled by other accommodation in the locality. The development is 
therefore contrary to the guidance set out in paragraph 4.41 of Welsh 
Government Tan 6 (Planning for Sustainable Rural Communities) and the 
associated practice guidance (Rural Enterprise Dwellings). As a result, this part 
of the proposal represents unjustified residential development in the 
countryside contrary to the rural restraint strategy of the Local Development 
Plan. Therefore, this part of the development is contrary to policies SP 1 
(Sustainable Development), SP 16 (The Countryside), GN.1 (General 
Development Policy) and GN.26 (Residential Development) of the LDP. 

  
6.9 The proposed ‘meet and greet’ facility would provide positive social impacts 

through the offer of additional facilities, which would provide an enhancement 
to the existing facilities. However, it has not been demonstrated that this 
building would be constructed to best practicable environmental standards. As 
such, whilst this element of the development would comply with the strategic 
aims of policies SP 1, SP 5 (Visitor Economy), SP 16 and criterion 1 of policy 
GN.20 of the LDP it would not comply with criterion 2 of this policy. 

  
 Impact on character and appearance of the area, and local amenity 
  
6.10 The proposed lodges would be located on the northern part of the existing 18-

hole golf course and would result in the removal of five of the holes from this 
course. The site of the lodges would be to the immediate north of the existing 
lodges accessed via an extended estate road. The Council Landscape Officer 
has commented that whilst the boundary with Devonshire Drive has an 
established hedge, there are gaps within it which would allow the lodges to 
appear visually prominent and conspicuous especially in winter. Devonshire 
Drive has a strong landscape character and there is little visual intrusion from 
the existing development. Whilst the proposed site plan indicates localised 
patches of planting into the existing hedge, no detail has been provided. In 
order to mitigate the visual impact of development it would be necessary for an 
additional buffer zone to be established between the proposed site road and 
Devonshire Drive. The buffer zone would need to include details of planting 
that could cope with partially shaded conditions and could be maintained as 
hedge height material to ensure appropriate screening. The creation of the 
pond would enhance the development, however improvements are required to 
its perimeter shape and profile for ecological and safety reasons. The site 
benefits from an existing tree structure, with the application supported by a 
detailed tree report, which details tree protection zones and areas where tree 



 
 

surgery would be required. There would be minor tree loss to enable the 
development and this would include loss of some younger trees that are 
anticipated for replanting within the scheme. Whilst a condition could be 
imposed to ensure additional landscaping details, the failure of the proposal to 
comply with policy GN.19 is such that the absence of the necessary 
landscaping detail within the application results in the proposal not complying 
with criterion 3 of policy GN.1 (requirement to not adversely affect landscape 
character, quality or diversity).  

  
6.11 Due to the policy conflict in relation to the principle of development, it is 

considered that the scale, form and use of materials for the development would 
not be compatible with the capacity and character of the site and wider area. 
Furthermore, there would be no justification for the associated visual intrusion 
of the holiday lodges, or manager’s dwelling in this countryside location. As 
such, it is considered that the development conflicts with the strategic aims of 
Policy SP 16 and detailed criteria of Policies GN.1 (General Development 
Policy) and GN.2 (Sustainable Design) of the LDP. 

  
 Other matters 
  
 Access and parking arrangements 
  
6.12 Access to the site would be gained via the existing access from the B4318 road 

which links Sageston and Tenby. This access serves the existing lodge 
development. The Head of Infrastructure (Highways) has no objection to the 
increase in the number of holiday lodges or traffic generation, with the access 
having good visibility. Concern has been raised about the presence of jagged 
edge rocks along the edges of the carriageway for the first 50 metres of the 
existing access road, and the adverse impact they have on the safety of the 
existing access. A condition has been recommended for their removal within 
one month of the grant of planning permission, however this area does not 
from part of the application site but is within the same ownership and control. It 
is suggested that removal of these rocks would enable the over-run on the 
beds to be surfaced which would enhance the capacity of the access road.  No 
concerns have been raised about the parking arrangement for the proposed 
lodges. Clarification has been obtained from the Head of Infrastructure 
(Highways) in respect of whether the recommended condition is necessary and 
it has been confirmed that in the absence of a condition there would not be a 
recommendation of refusal on access grounds. As such, the proposal would 
comply with criteria 5 and 6 of policy GN.1 of the LDP in this respect.  

  
 Drainage arrangements 
  
6.13 Foul water is proposed to connect to the site’s existing sewage treatment plant. 

Dwr Cymru Welsh Water (DCWW) has no objection to the private method of 
foul water disposal. Within the consultation response from DCWW reference 
has been made to an abandoned water main crossing through the site, and an 
informative would need to be attached to the decision notice advising the 
applicant of this. Natural Resources Wales (NRW) has commented that the 
applicant may need to apply for an environmental permit or register an 
exemption from the requirement to obtain an environmental permit if certain 



 
 

criteria are met. 
  
6.14 The Head of Infrastructure (Drainage) has advised that should any 

watercourses be present, the applicant should be made aware that ordinary 
watercourses must not be filled in, culverted, or the flow impeded in any 
manner, without the prior written consent of Pembrokeshire County Council 
under Section 23 Land Drainage Act 1991 as amended by the Flood and Water 
Management Act 2010. Consent is also required to alter a culvert in a manner 
that would be likely to affect flow of an ordinary watercourse and for temporary 
as well as permanent works. Furthermore, under no circumstances should any 
structure be built over ordinary watercourses or within 3 metres from the top of 
bank of any watercourse, or within 3 metres of a culverted watercourse, without 
the prior agreement of the local planning authority. This will ensure that access 
can be maintained for future maintenance. Any existing watercourses, drains, 
ditches and outfalls which are disturbed by the proposals shall be suitably 
intercepted and redirected, to ensure that the existing local drainage network is 
not adversely affected. The developer must ensure that any necessary 
consents have been obtained before undertaking such works. An informative 
could be attached to the decision notice advising the applicant of this.  

  
6.15 The proposal includes the construction of a lake on the site. Under the Water 

Resources Act 1991 (amended by the Water Act 2003) an abstraction or transfer 
licence may be required. An impoundment licence may also be required if the lake 
is created on-line of a watercourse on a sloping field therefore requiring an 
impounding structure to be created in order to raise the water level above the 

existing ground level. An informative could be attached to the decision notice 
advising the applicant of this and the need to contact NRW.  

  
6.16 Surface water is proposed to be disposed of via soakaway. The Head of 

Infrastructure (Drainage) has commented that as the proposed construction 
area having drainage implications would exceed 100 square metres, the 
proposed development requires approval from Pembrokeshire County Council 
in its role as SuDS Approving Body (SAB), prior to commencement of 
development. 

  
6.17 A condition is recommended for any planning permission, requiring details of 

the method of foul and surface water disposal and details of suitability of 
ground conditions for use of a soakaway to be submitted for approval. An 
informative would be required to advise the applicant of the need for SAB 
approval, the need for land drainage consent along with the need to contact 
NRW. Subject to the recommended condition the proposal complies with 
criterion 6 of policy GN.1 of the LDP in this respect. 

  
 Impact on biodiversity  
  
6.18 The application is accompanied by an Ecological Survey by Kite Ecology dated 

March 2021. The Council Ecologist is satisfied with the survey effort and 
agrees with the conclusions made within the report and provided works are 
undertaken in strict accordance with the recommendations made within Section 
7 of the report, there is unlikely to be any significant impacts upon ecology or 
protected species. In order to secure appropriate planting and the long term 



 
 

management and aftercare of the proposed new planting (biodiversity 
enhancement) and habitat buffers/margins (including the new lake) described 
within the submitted report, a Landscape Ecological Management Plan (LEMP) 
must be submitted in line with the comments made by NRW. The proposed 
bird and bat boxes are welcomed and should be installed in accordance with 
the submitted documents. There are Adder records relatively close to the site 
and management of an area of habitat for Adder would also be welcomed as 
part of the LEMP.  

  
6.19 As there is potential hydrological connectivity to a sensitive Site of Special 

Scientific Interest (SSSI) designated for its mosaic of wetland habitats, it is 
important to ensure there will be no pollution of the watercourse via run-off 
during construction. A condition has been recommended by both The Council 
Ecologist and NRW for a Construction Environmental Management Plan 
(CEMP) to be submitted. 

  
6.20 The Council Ecologist has commented that as bats are in the area it is 

important that any additional external night time lighting is kept to a minimum. 
Therefore, a condition is required in relation to an external lighting scheme. 

  
6.21 The failure of the proposal to comply with policy GN.19 is such that the 

absence of the necessary LEMP, CEMP and external lighting scheme is such 
that the proposal would not accord with criterion 4 of policy GN.1 and policy 
GN.37 (Protection and Enhancement of Biodiversity) of the LDP in respect of 
impact on biodiversity. 

  
 Accessibility 
  
6.22 The Council Access Officer has objected to the proposed development for a 

number of reasons including the accessibility of the proposed accommodation 
not complying with the Equality Act and Building Regulations. In this instance, 
the proposed holiday lodges would not constitute buildings, which would be 
required to accord with the requirements of Building Regulations. Other 
concerns raised include the lack of an accessible lodge for wheelchair users 
within the proposed development, detail of internal layout and the lack of 
provision of accessible car parking spaces.  In the event the principle of 
development was acceptable, these are improvements to the scheme which 
could be provided to ensure compliance with policy GN.2 of the LDP. However, 
as the proposal fails to comply with policy GN.19 the absence of the necessary 
detail is such that the proposal fails to comply with criteria 4 and 5 of policy 
GN.2.  

  
 Whether there are any material considerations sufficient to outweigh the 

policy presumption against the development 
  
6.23 Due to the policy conflict, the applicant’s agent has presented material 

considerations which he considers support the development. The presented 
material considerations include the planning history for the site in relation to 
phase 1 and 2 of the holiday accommodation which has already been 
established, job creation, tourism gains, change in policy approach in the 
emerging Local Development Plan (LDP2) and reference to approved holiday 



 
 

accommodation at another tourist attraction within the County.  
  
6.24 The original planning permission for the accommodation at Heatherton was 

presented to the Planning Committee on 4th February 2014 (ref. 12/1105/PA). 
The application was recommended for refusal for three reasons including the 
principle of new static caravan and tent development in this location, along with 
the scale and nature of the development not being compatible with its location. 
The application was approved by Members contrary to Officer recommendation 
on the basis that the economic benefit of the proposal outweighed the reasons 
for refusal and that the proposal complied with policies SP 1, SP 16, SP 5 and 
GN.26 of the LDP, along with Technical Advice Note 23 (Economic 
Development). Whilst the previous application was granted, it should not be 
accorded significant weight as the current application needs to be considered 
on its own merits.  

  
6.25 A business plan overview dated 2021 has been provided with the current 

application. This includes a mission objective, aims and objectives, overview of 
the business, recent investment, vision and job creation. The business plan 
explains that Heatherton is one of the few visitor attractions in Wales which is 
open year round, and that the accommodation at Florence Springs located 
approximately 600 metres away complements the visitor attraction and vice 
versa, with a footpath providing connectivity between the two sites. It is 
explained that the accommodation operated at 95% occupancy in the 2020 
season, and the inclusion of accommodation has improved the financial 
viability of the tourist attraction which was previously becoming more and more 
unviable due to the need for continual reinvestment and rising operation costs. 
Figures provided explain that over £5 million pounds of investment was 
introduced up to 2011, and a further £6 million in the last 8 years, primarily in 
the accommodation side of the business. In order to sustain the current rates of 
investment, it is claimed that visitor numbers need to increase and that 
additional accommodation would enable this, which in turn would see the local 
economy benefit from a further £690,000 each year. In terms of employment, 
Heatherton currently employs over 50 members of staff full time and just over 
155 employees taking into account part time staff. This equates to 
approximately 60 full time equivalent employees. It is suggested that the 
expansion of the accommodation would create in the region of an addition 10 
full time equivalent staff.  

  
6.26 Planning Policy Wales identifies the importance of the tourism industry to 

economic prosperity and job creation in many parts of Wales. It is suggested 
that the proposal will be consistent with these objectives as well as similar 
objectives in TAN 13 Tourism and TAN 23. It is also claimed that, at a local 
level, the proposal will contribute to objectives of The Pembrokeshire 
Destination Management Plan 2013-2018, including the strengthening of year-
round appeal and quality of offer, as well as the Pembrokeshire Economic 
Development Strategy and Action Plan 2017-2022.   

  
6.27 The supporting information states that the COVID 19 pandemic, and its 

associated restrictions has had a detrimental financial impact on the business, 
however the presence of accommodation has provided a financial lifeline in the 
business as a whole with further investment in accommodation providing a 



 
 

more viable business in the future.  
  
6.28 The proposal would result in some socio-economic benefits and would be 

consistent with a number of wider objectives in relation to the tourism 
economy; including some strategic objectives of the LDP as well as national 
planning policy and guidance.  However, whilst these matters should be 
accorded some limited weight in the determination of the application, they are 
not sufficient in themselves to overcome the conflict with policy GN.19. 

  
6.29 As with the previous application, the crux of the applicant’s case in support of 

the provision of the holiday accommodation, in direct conflict with the 
provisions of the LDP, is based on its ability to subsidise the Country Park 
through diversification into accommodation, rather than major investment in 
attractions that would, in themselves, attract a wider market and increase 
average visitor spend.  To accept that the proposed additional accommodation 
is justified in order to facilitate such investment could be seen as setting a 
precedent that may be followed by other leisure parks thereby seriously 
undermining the LDP strategy on the location of new tourist accommodation. 

  
6.30 The applicant’s agent has made reference to the change in policy approach in 

relation to tourism developments in LDP 2, which relies more on the sensitivity 
of landscapes, the impact developments would have on the landscape 
character and its capacity to accommodate proposed developments. The LDP 
2 is the emerging Development Plan which is currently at Deposit Stage and is 
unlikely to be adopted until at least 2022, as a result of its current status, the 
policies and plan carry no weight in the consideration of applications.   

  
6.31 Reference has been made to accommodation at other visitor attractions in the 

County, namely Folly Farm which gained permission for a holiday caravan and 
camping park in 2016 (ref. 16/0301/PA). The material considerations taken into 
account with the Folly Farm application included proximity and physically 
connectivity to Begelly, socio-economic benefit which was given limited weight 
and more importantly the bespoke nature of the development and its inherent 
physical, operational and thematic links with Folly Farm which was given 
significant weight. There are distinct differences between the proposal subject 
to this application and the development considered at Folly Farm, therefore no 
precedent was set and each case needs to be considered on its own merits.  

  
 Conclusion 
  
6.32 Due to the location of the holiday lodges (caravans) outside the defined 

settlement boundary for St Florence (or any other settlement), this location 
would not represent a sustainable location for this type of caravan development 
having regard to the detailed policy criteria. In addition, the development would 
result in an unjustified visual impact in a countryside location. As such, the 
proposal conflicts in part with the strategic aims of policies SP 1 and SP 5, 
along with criterion 1 of policy SP 16, the detail of criteria 1 of policy GN.1 and 
criterion A of policy GN.19 of the LDP. Although the proposal would represent 
an extension to an existing site linked to a major tourist attraction and the 
proposed development would incorporate landscape and ecology 
improvements as well as economic benefits, these benefits do not outweigh the 



 
 

clear policy presumption against this type of proposal in a countryside location 
and in this part of the County.   

  
6.33 In terms of the dwelling, limited justification has been provided for new 

residential development in this location and therefore the proposal for a 
manager’s dwelling fails to demonstrate that there is a clearly established 
functional need for a full-time worker, that the enterprise is financially sound 
and can finance the proposed dwelling and that any functional need could not 
be fulfilled by other accommodation in the locality. The development is 
therefore contrary to the guidance set out in paragraph 4.41 of Welsh 
Government Tan 6 (Planning for Sustainable Rural Communities) and the 
associated practice guidance (Rural Enterprise Dwellings). As a result, the 
proposal represents unjustified residential development in the countryside 
contrary to the rural restraint strategy of the Local Development Plan. 
Therefore, the development is contrary to policies SP 1 (Sustainable 
Development), SP 16 (The Countryside), GN.1 (General Development Policy) 
and GN.26 (Residential Development) of the LDP. 

  
6.34 The principle of the proposed ‘meet and greet’ building accords with the 

relevant policies of the adopted development plan and in terms of detailed 
matters, the submitted scheme in respect of these matters demonstrates that 
the proposed development would have an acceptable impact on the character 
and appearance of the area and on local amenity. Whilst this aspect of the 
scheme complies with policies SP 1, SP 5, SP 16, GN.1, and criterion 1 of 
policy GN.20, in respect of these matters, it would not comply with criterion 2 of 
policy GN.20. 

  
6.35 In reaching a recommendation, regard has been given to the requirements of 

sections 3 and 5 of the Well Being of Future Generations (Wales) Act 2015. It 
is considered that this recommendation is in accordance with the Act’s 
sustainable development principle through its contribution towards the Welsh 
Ministers’ well-being objective of supporting safe, cohesive and resilient 
communities. 

  
Annex 
 
A.1 The Development Plan/Other Material Considerations 
 

 A.1.1 Future Wales – the National Plan 2040  
   
 A.1.2 The Local Development Plan 
 
 Policy SP 1 Sustainable Development  
   
 Policy SP 5 Visitor Economy 
   
 Policy SP 16 The Countryside 
   
 Policy GN.1 General Development Policy 
   
 Policy GN.2 Sustainable Design 



 
 
    
  Policy GN.19  Static Caravan Sites 
    
  Policy GN.26 Residential Development 
    
  Policy GN.37  Protection and Enhancement of Biodiversity 
    
 A.1.3 Other Material Considerations/ Weight Attached 
   
   Planning Policy Wales, Edition 11 
   
  Limited weight 
   
   Technical Advice 6 – Planning for Sustainable Rural 

Communities, and Practice Guide 
   
  Significant weight 
   
   Technical Advice 13 – Tourism 
   
  Limited weight 
   
   Technical Advice 23 – Economic Development 
   
  Limited weight 

 
A.2 Consultation Responses 
 
 A.2.1 Head of Infrastructure 
   
  Highways 
   
  No objection 
   
  Drainage 
   
  Conditional approval 
   
 A.2.2 Natural Resources Wales 
   
  Raise significant concerns but any approval would need to include 

conditions to mitigate ecological harm.   
   
 A.2.3 Dwr Cymru Welsh Water 
   
  No objection   
   
 A.2.4 Council Landscape Officer 
   
  Any approval would need to include conditions to mitigate landscape 



 
 

harm.  
   
 A.2.5 Council Ecologist 
   
  Any approval would need to include conditions to mitigate ecological 

harm.   
   
 A.2.6 Council Access Officer  
   
  Object for the following reasons: 

 Compliance with the Equality Act and Building Regulations  

 Accessibility of the lodges for wheelchair users  

 Lack of provision of accessible car parking spaces 
   
 A.2.7 St Florence Community Council    
   
  No response received to date 
   
 A.2.8 Representations 
  
 Publicity of the application has been undertaken, no third party 

representations have been received.  
 
 

 
Background Documents: 
(Copies of all the Background documents referred to in this report are available on the 
planning application file for inspection by Members of the Planning Committee on 
request to the Planning Support Team). 

 Consultation replies from Head of Infrastructure, Natural Resources Wales, Dwr 
Cymru Welsh Water, Council Landscape Officer, Council Ecologist and Council 
Access Officer. 

 


